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City of Santa Paula Housing Element V. Housing Action Plan

and provides for job opportunities for people of all ages and income
levels.

Policy 6.2 Accommodate additional growth by first focusing on the use and
reuse of existing urbanized lands supplied with infrastructure, with an
emphasis on reinvesting in the maintenance and rehabilitation of
existing infrasfructure.

Policy 6.3 Give preference fo the redevelopment and reuse of city centers
and existing transportation corridors by supporting and encouraging:
(1) mixed use development; (2} housing opportunities for all income
fevels; (3} safe, reliable and efficient multi- modal transportation
systems, (4] retfaining existing businesses; and (3] promoting new
business opportunities which produce quality local jobs.

B. Housing Programs
This section describes the City's housing programs for the 2008-2014%2 planning period.

Housing programs define the specific actions the City will undertake to achieve the goals
and policies listed above. The Program Summary (Table V-1) specifies for each program
the following: program goal, six-year objective(s), time frame, funding source(s), and
agency responsible for implementation of the program. The Redevelopment Agency's
policy is to allocate housing set-aside resources among the following program activities:

. Housing production 50%
. Housing preservation 25%
. Homeownership assistance 25%

Housing Conservation and Maintenance

Conserving and improving the housing stock is very important for the City. A significant
portfion of the housing stock is more than 30 years old, the age when most homes start to
have rehabilitation needs. Previous housing conditions surveys have identified a
significant number of single-family homes and duplexes, particularly in the southeastern
portion of the city, that are in need of rehabiliiation. To address these problems and
facilitate neighborhood upgrading, the City will continue to offer housing rehabilitation
assistance to residents and carry out code enforcement activities.

Programs
1. Owner-Occupied Housing Rehabilitation Program

The Owner-Occupied Housing Rehabilitation Program aqims to upgrade the
housing stock by facilitating the correction of substandard conditions in owner-
occupied homes. Through this CDBG-funded program, the City offers low-

Z For new consiruction, the fimeframe is 20062014 to coincide with the RHNA period.
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interest loans 1o lower-income (80% of Median Family Income or lower)
homeowners to assist them in making necessary home repairs they otherwise
cannot afford. Upon elimination of code violations, homeowners may use
remaining funds to make room additions, which helps to dlleviate
overcrowding. The maximum loan amount is $50,000, which can typically
provide for the addition of one bedroom and a bathroom.

Six-Year Obijective: The City's objective is to assist 16 owner-households
between 2008 and 2014, including 6 very low, 10 low-income households.

2. Rental Housing Rehabilitation Program

To help improve the qudlity of the rental housing stock, the City offers the
Rental Housing Rehabilitation Program. This CDBG-funded program provides
low-interest improvement loans for rental property owners to address
substandard conditions. Due to the limited avdilability of funds and State
coniracting requirements, eligible projects are limited to rental properiies
consisting of four or fewer units with a minimum of 51% of the units occupied by
lower-income {80% of Median Family Income) renters.

Six-Year Objective: Between 2008 and 2014, the City will provide loans to 3
rental housing developments for low-income tenants.

3. Housing Code Enforcement Program

The City has adopted and enforces the Uniform Housing Code which
establishes minimum habitability requiremenis. Potential code violations are
identifled on a complaint basis. Once a potential violation is identified, Code
Enforcement siaff performs a property inspection and if necessary, code
citations are issued fo the property owner. The owner is informed of
rehabilitation assistance programs available through the City, and is given a
reasonable amount of fime to correct the code violation(s). City staff may also
meet with property owners to assist in resolving the violations.

Six-Year Objective: The Cily will continue to implement the Code Enforcement
program to bring substandard housing units into compliance with the Uniform
Housing Code. The City's objective is to maintain a staffing level of 1 full-time
person to confinue implementing the Code Enforcement Program. Cily
sponsoring of a neighborhood workshop o inform residents of assistance
programs will be conducted.

4. Housing Preservation Program

The Redevelopment Agency’s Housing Preservation Program was established
to facilitate the preservation and improvement of existing owner-occupied
homes in Santa Paula. The program is financed through redevelopment
housing set-aside funds and can be linked with the City's Housing
Rehabilitation Loan Program. Homeowners may receive assisiance for the
following home rehabilitation or improvement activities: alleviating health and
safety hazards; performing repairs that extend the life of the structure and
provide improved living conditions; and modifying housing units to provide
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disabled access. Housing rehabilitation costs may not exceed the allowed
maximum grant amount of $15,000.

To the greatest extent possible, the Agency will leverage funds from the
Owner-Occupied Housing Rehabilitation Program and other private and
governmental sources o increase the effectiveness of the program.

Six-Year Objective: The Redevelopment Agency's five-year objective is to
assist 2 low- and 2 moderate-income homeowners through the Housing
Preservation Program.

5. Section 8 Rental Assistance Program

The Section 8 Rental Assistance Program extends rental subsidies to very-low-
income households (50% or less of Median Family Income} who spend more
than 30% of their gross income on housing. Rental assistance not only
addresses housing affordability, but also overcrowding by allowing families that
may be "doubling up" to afford their own housing. As of late 2007, 577
households received Section 8 rental assistance through the Santa Paula
Housing Authority, with another 900+ households on the waiting list. The
approximate wailing period is three and a half years. In addition o tenant
based Section 8 assistance, the Housing Authority owns the 22-unit El Dorado
Apartmenis restricted for occupancy by very low-income households.

Six-Year Objective: The City’s objective is to maintain current levels of Section
8 rental assistance, and encourage property owners to list available rentals
with the Housing Authority.

4. Mobile Home Park Tenant Protections

The City is committed to the preservation of mobile home parks as affordable
housing for Santa Paula's working families and seniors. As part of the Land Use
Element update in 1998, the City established the Mobile Home Park residential
land use designation for the long-term preservation of mobile home parks. With
this designation in place, a park owner seeking closure would have to first
justify a zone change to the Planning Commission and City Council, and
comply with state regulations governing mobile home closures. Six existing
mobile home parks currently have the Mobile Home Park land use designation,
including the Anacapa Mobile Home Park (80 mobite home spaces), Rancho
Santa Paula (149 spaces), the Santa Paula West Mobile Home Park (195
spaces, The 400 Mobile Estate {165 spaces), The Oaks Mobile Home Estates (92
spaces), the Peppertree (44 spaces) and the Mountain View Mobile Home
Park {46 spaces).

For parks not deemed economically viable, most of which are travel frailer
parks, the Land Use Element update process defined appropriate long-term
use for the sites on which these parks are located. These parks may maintain
their current use. However, at such fime as a park owner chooses 1o convert a
facility, the City will enforce State established mobile home park closure
requirements (Government Code §65863.7), including the preparation of a
relocation impact report (RIR) to assess the impact of park closure on park
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residents. The RIR must address the availabllity of adequate replacement
housing in mobilehome parks and relocation costs. Copies of the RIR must be
provided to park residents at least 15 days before a hearing on the report to
be conducted by the City Council.

Six-Year Objective: The City's objective is to preserve the existing viable mobile
home stock as affordable housing for lower- and moderate-income residents,
seniors, and persons on fixed income. Where parks are proposed for closure,
the City will ensure adherence fo State closure requirements and local
relocation requirements to provide appropriate tenant protections.

7. Mobile Home Rent Stabilization Program

Recognizing that mobile homes are often owned by seniors, persons on fixed
incomes, and low- and moderate-income persons, the City maintains the
Mobile Home Rent Stabilization Program to protect residents of mobile home
parks from excessive rent increases. The program regulates the amount of an
allowable space rent increase upon vacation, either by sale or when a
resident leaves a mobile home space in a park, while af the same time
providing a just and reasonabile return 1o park owners. A three-member Mobile
Home Rent Review Commission was established to review and determine rent
adjustment applications, to adjust maximum rents either upward or downward
or maintain rents. The maximum permifted rent is the rent in effect on
December 31, 1991, plus adjustments made since then. Under the program,
annual rent adjusiments based on the consumer price index (CPl) are
permitted. In February of each year, the rent may be increased to an amount
equal o the rent in effect on January 319 of the prior year adjusted by 75% of
the increase in the CPI. Rent adjustments may also be made based on capital
improvements, upon vacancy, on discontinuance or reduction of a service or
amenity, or by appeal.

Six-Year Chjective: The City will continue to implement the Mobile Home Rent
Stabilization Program to maintain the affordability of mobile home spaces.

8. Mobile Home Park Resident Ownership Program

The State Depariment of Housing and Community Development offers the
Mobile Home Park Resident Ownership Program (MPROP) o assist resident
organizations, non-profit housing providers, or local public agencies to acguire
and own mobile home parks. This program offers both short-term and long-
term loans, which may be used for the purchase (conversion), rehabilitation, or
relocation of a mcebile home park. The loans available include: shori-term
conversion loans at 3% simple annual interest for up fo 3 years and long- term
blanket loans ai 3% simple annual interest for up to 30 years. In addition, long-
term individual loans are offered at 3% simple annual interest to low-income
residents of a mobile home park that has been converted, to ensure housing
affordability when the resident buys a space in the park.
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Six-Year Objective: The City will provide information on the MPROP program to
inferested mobile home park tenants. Where parks are deemed economically
viable, the City will support tenant applications for funding through MPROP.

Assisting in the Provision of Housing

To enable more households to attain homeownership in Santa Paula, the City
participates in and promotes two mortgage assistance programs: the Downpayment
Assistance Program and the Mortgage Credit Certificate (MCC) Program. These
programs assist low- and moderate-income renters in purchasing o home, thereby
helping to address the problems of overpayment and overcrowding facing renter
households. In addition, the Redevelopment Agency works with both non-profit and for-
profit developers to facilifate the production of affordable for-sale and rental housing,
both through new construction and acquisition/rehabilitation. Finally, achievement of

the City's housing production geoals will require leveraging local resources with outside
sources of funding.

Programs
?. Downpayment and Mortgage Assistance Programs

The Redevelopment Agency currently participates in the Downpayment
Assistance Program offered through the Ventura Cities Mortgage Finance
Authority. This program aims o make homeownership ¢ reality for families who
have adequate income to make mortgage payments but have not been able
to set aside enough money for downpayment, closing costs, and escrow. The
downpayment assistance is up to 4% of the loan amount and is a grant
secured by an interest-free second morigage. Because the assistance is a
grant and the second loan is forgiven over a period of time, it is subject to a
recapture provision if the home is sold and the loan is paid off during the first 10
years. The program wuses underwriting criteria that may preclude some
inferested households from qudlifying.

Six-Year Objective: The Redevelopment Agency will continue to participate in
and promote the Downpayment Assistance Program. The Agency will
advertise the availability of this program through program brochures at the
public counter and posting on the City's website. The City will provide
information regarding lending programs offered by area financial institutions
via its website and newsletter. The City will further encourage local realtors to
inform prospective homebuyers about the available programs.

10. Morgage Credit Cerlificate

The Mortgage Credit Certificate (MCC} program is a federal program that
allows qualified first-time homebuyers to take an annual credit against federal
income taxes of up to 15% of the annual interest paid on the applicant's
mortgage. This enables homebuyers to have more income available to qualify
for a mortgage loan and make the monthly mortgage payments. The value of
the MCC must be taken into consideration by the mortgage lender in
underwriting the loan and may be used to adjust the borrower's federal
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11.

income tax withholding. The MCC program has covenant restrictions to ensure
the affordability of the participating homes for a period of 15 years. The City of
Santa Paula participates in the MCC program through the County of Ventura.

Six-Year Objective: Through the County, the Redevelopment Agency will
continue to provide MCCs to qudiified first-time homebuyers. The objective is
to provide a minimum of eight MCCs over the six-year planning period, subject
to avdilability through the County. The Redevelopment Agency will advertise
the avdilabilify of this program through program brochures at the public
counter and posting on the City's website.

Workforce and Senlor Housing Development

A significant share of Santa Paula households are lower-income. Most of these
are working families with wage earners in low-paying occupations, including
farm laborers, factory workers, and service workers. Because of their imited
income, many of the families are forced fo live in overcrowded and/or
substandard conditions, as evidenced by the high levels of overcrowding and
overpayment for large families. Seniors also have significant housing needs.

Non-profit housing developers have played a key role in providing affordable
housing for working families and seniors in Santa Paula. The City can grant land
write-downs, regulatory incentives, and direct financial assistance to private
developers to provide both ownership and rental housing o lower- and
moderafe-income households, including working families and seniors. In recent
vears, the City worked with non-profit housing providers to develop the 40 unit
Harvard Place apartments for very-low- and exfremely-low-income persons, Q
41-unit apartment complex for farm worker families and a 24-unit apartment
complex for very low income families.

The City will work with non-profit developers of self-help housing, such as
Habitat for Humanity and the Peoples' Self-Help Housing Corporation io
provide additional ownership housing opportunities for very-low-income
households, such as non-migrant agricultural workers. The City may assist these
developers in acquiring and assembling properties and in subsidizing on-site
and off-site requirements. The City may also use a combination of CDBG and
redevelopment set-aside funds to write down the cost of land to facilitate
affordable housing development. State HCD currently offers a variety of
programs that provide grants to governmental agencies, non-profifs, and
cooperatives for self-help housing construction. In partnership with non-profis,
the City will make efforts to qualify a portion of the funds available for self-help
housing.

Six-Year Objective: Provide financial and regulatory incentives to private
developers o increase the supply of affordable housing in Santa Paula. The
City will focus a portion of Agency assistance fowards rental and ownership
projects meeting the needs of very-low- and low-income renfers, including
large families and non-migrant agricultural workers. The City will continue to
conduct an annual workshop with the development community to discuss
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12.

13.

potential opportunities in Santa Paula, the avdilability of funding sources and
regulatory incentives, and other related issues.

Multi-Family Housing Acquisition and Rehabilitation

The dcquisition and rehabilitation of existing duplexes and apartment
complexes can assist in stemming neighborhood deterioration and in providing
decent affordable housing to lower-income households. Under this program,
the City provides funds from such programs as CDBG, HOME, Redevelopment
Agency sef-aside funds, or Rural Housing and Economic Development funds to
a developer {typically a non-profit organization) to purchase a deteriorated
multi-family renfal property. Typically, City or Agency staff would work with o
developer to assist in securing grant funds from these entities. City involvement
could include review of pro forma analyses, provision of available
demographic or other background data necessary to complete applications,
letters of support, City Council actions in support of the application, and
willingness to monitor compliance with provisions of the grant within the
limitations of existing workload. Many "third-party” grants will require some form
of local financial commitment. In such cases, the Agency would review the
financial terms of the fransaction and, within legal limits that may apply, would
work to provide such financial commitment.

At such fime as the financing is completed, the property is then rehabilitated
and the units are made available to lower-income households for a minimum
period of time. Successful implementation of this program depends upon the
availability of ouiside funding sources, City staff resources, the interest of local
hon-profits, and a developer to secure such funding. The 56-unit Santa Paula
Village provides an example of a deteriorated project that was acquired by a
non-profi}, rehabilitated and made available at affordable rents.

Six-Year Objective: The City will identify deteriorated apartment complexes,
and will cooperate with non-profit housing corporations to acquire and
rehabilitate the units with long-term affordability controls.

Affordable Housing Funding Sources

To effectively implement Housing Element programs that create affordable
housing depends on a variety of county, state, federal, and local funding
sources. The various funding programs available to Santa Paula are outlined in
Chapter 1V, Resources and Opportunities. The City will assume the same role in
applying and securing these grants or loans as described previously under
Program 13 (Mulli-family Acquisition and Rehabilitation). The City or
Redevelopment Agency would typically work with a developer to assist it in
securing funds. As described earlier, City involvement could include review of
pro forma analyses, provision of available background data necessary to
complete applications, review and comment upon draft applications, letters
of support, City Council actions in support of the application, and willingness to
monitor compliance with provisions of the grant within the limitations of existing
work load.
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14.

Six-Year Objective: The City will actively pursue state, federal and private
funding sources as a means of leveraging local funds and maximizing
assistance, with a goadl of securing three new funding sources. The City will
provide information on available funds o affordable housing developers
through an annual developers' workshop. The City will support housing grant
applications both through regulatory relief offered through the Density Bonus
Ordinance, and through City Council endorsement/support of funding
applications.

Inclusionary Housing

In 20056 the City adopted inclusionary housing regulations which require
developers constructing fen or more dwelling units to provide one of the
following or a hybrid combination of the following as a condition of approvat:
1} Reserve at least 15% of all dwelling units in a project for low-income
households; or, 2) Reserve at least 10% of ali dwelling units in a project for very-
low-income households; or, 3) Consiruct off-site inclusionary housing for low-
income households equivalent to 17% of all dwelling unifs in a project; or,
4) Construct off-site inclusionary housing for very-low-income households
eqguivalent to 12% of ali dwelling units in a project; or, 5) Pay an in-lieu fee as
established by City Council resolution.

In the large tracts of land remaining fo be developed in the City's Sphere of
Influence, the inclusionary housing regulations will ensure that a portion of this
new development is made offordable to lower and moderate-income
households.

Six-Year Objective: Continue to implement the inclusionary housing regulations
and annually monitor both affordable units produced and the potential
adverse impacts on the cost and supply of market-rate housing. If monitoring
reveals that the cost and supply of market-rate housing is being impacted, this
program will be expanded to process an amendment fo the inclusionary
housing regulations in a timely manner.

Providing Adequate Housing Sites

A major component in meetfing the housing needs of dll segments of the community is
the provision of adequate sites of all types, sizes and prices of housing. The City’s General
Plan and Development Code dictate where housing may be buill, thereby affecting the
supply of land available for residential development.

Programs

15.

Adequate Sites for Housing Development

As part of the 2008-2014 Housing Element update, the City's parcel-specific
Vacant and Underutilized Sites [nventory was prepared to reflect new
development activity within the City between 1998 and 2007. The inventory of
sites includes lots that can realistically be developed or redeveloped based on
current General Plan and zoning designations.

78 August 2010



City of Santa Paula Housing Element V. Housing Action Plan

16.

The sites analysis indicates that Santa Paulo has adequate capacity to
accommodate its share of regional housing needs for lower- and above-
moderate-income units, but not for moderate-income units. However, since
the surplus of lower-income sites exceeds the shorifall of moderate-income
sites, the intent of the RHNA is satisfied. Lower-income units can be developed
on vacant or underutilized lots with residential zoning and in residential or
mixed-use projects on sites with commercial zoning.

Annexation of Sphere of Influence areas will be necessary to accommodate
the City's RHNA objectives and was assumed in the City's RHNA allocation,
however the timing of annexation and development is dependent on other
agencies, primarily the Ventura County Local Agency Formation Commission
(LAFCO). Program 16 below will help to facilitate this objective.

in addition, the City will confinue to encourage consolidation of small parcels
by offering incentives such as reduced processing fees, density bonus and
modified development sfandards to enhance the feasibility of multi-family and
mixed-use development.

Six-Year Objective: To address its share of regional housing needs, the City will
continue to facilitate residential development and annexation of Sphere areas
to meet the City's RHNA objectives for new housing. The City will encourage lot
consolidation by granting incentives throughout the planning period.

Phased Annexation of Sphere of Influence

To accommodaie additional residential growth, the City will pursue the
phased annexation of areas in its Sphere of Influence. The annexation of these
areas will increase the City's capacity to accommodate future housing
growth. The Sphere of Influence includes opportunities for the development of
both workforce and "move-up™ or higher-end housing, thereby allowing Santa
Paula to move fowards the goal of a more economically balanced
community. it is important to note that the RHNA allocations assigned to the
City of Sania Paula by the Ventura County Associalion of Governments
{through its delegation agreement with SCAG) were based on the full
development capacity of the Santa Paula Sphere of Influence during this
planning period.

The General Plan identifies six "Expansion Areas." The first expansion area to
move forward is East Area 1 (501 acres, 1,500 units). The City Council approved
annexation in February 2008. Following an election in June 2008, vofters
approved {among other things) an amendment to the City's Urban Restriction
Boundary (CURB) to dllow annexation. East Area 1 is the least constrained of
the three annexation areas and has the greatest potential for the provision of
affordable housing. East Area 1 envisions five planning areas with a variety of
dwelling types in edach of the neighborhoods including 607 single-family
detached, 266 single-family affached (fownhomes, duplexes and tiiplexes),
557 multi-family units and 70 live/work units. According to the Development
Agreement for this project, the developer will provide 100 residential units at a
cost affordable to "Qualified Public Benefit Participants" whose gross income
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does not exceed 200% of the Ventura County median household income.
Additionally, the developer will contribute $6.5 million to the City's Affordable
Housing Trust Fund for use by the City in constructing affordable housing. Two
additional Expansion Areas are Fagan Canyon (2,173 acres, 450 units) and
Adams Canyon (5,413 acres, 495 single-family units). The annexation of these
areas will be initfiated by developers and may occur in any order. The
remaining Expansion Areas are unsuitable for residential development. The
General Plan designates West Area 2, South Mountain, and East Area 2 for
industrial, recreational or commercial uses.

Two smaller residential projects are anticipated to be annexed during the
2008-2014 planning period, which propose 74 and 88 single-family dwellings.
Applications are currently being processed for these two projects, which are
located to the west and north of the current City limits.

Areas anhexed by the City in the future will be subject to the Inclusionary
Housing regulations. Under these regulations, all new developments over 10
units in size are generally required to deed-restrict a certain percentage of
units as affordable. In those circumstances where on-site provision of
affordable units is deemed economically infeasible, provisions will be made for
development of units off-site or payment of an in-lieu housing fee. Thus future
developmeni of newly annexed areds will assist the City in addressing its lower-
and moderate-income housing needs either through direct development of
affordable units or contribution of funds in support of affordable development.

Six-Year Objective: The City will pursue the phased annexation of the Sphere
of Influence surrounding Santa Paula and integrate affordable units within
market rate developmenti. The annexation and development schedule will be
dependent on the landowners’ business plans and the real estate market. As
noted in Table -2, the Sphere of Influence represents the potential for
approximately 2,800 additional housing units during this planning period,

Removing Governmental Constraints

Programs

17.

Zoning for Transitional and Supporlive Housing, Emergency Shelters and
Migrant Farmworker Housing

Emergency Shelters, Transitional and Supportive Housing

An emergency shelter is a facility that provides shelter to homeless families
and/or individuals on a limited short-term basis (generally up to 6 months).
Transitional housing is temporary (often six months to two years) housing for a
homeless individual or family who is transitioning to permaneni housing or for
youth that are moving out of the foster care system. Supportive housing
includes a services component (e.g. job skills training, rehabilitation counseling,
etc.} to allow individuals to gain necessary life skills in support of independent
living.
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Emergency sheliers are allowed in the C-O, G-C, C-H, C/LI and LI
(Commercial/light Industricl and Light Industrial) zones, subject to a
conditional use permit (CUP). Transitional housing is allowed in the R-3 and R-4
(Multiple-Family} zones subject to a CUP. The CUP sets forth conditions aimed
af enhancing the compatibility of emergency shelters and transitional housing
with the surrounding neighborhood, and ensuring property management and
licensing of the facility.

As noted elsewhere, SB 2 generally requires land use regulations to identify at
least one zoning district where shelfers are a permitted use (i.e., do not require
a CUP or other discretionary review). It is estimated that there may be
approximately 7 homeless persons in Santa Paula, and there are currently no
emergency shelters in the city. The Commercial/Light Industrial (C/LI) zone has
been tentatively identified for this purpose. This zone encompasses
approximately 140 acres, has vacant and underutilized parcels that could
accommoddate at least one shelter, and provides access to fransit and other
services. Presently four parcels are vacant. As part of the code amendment
process the City will identify appropriate development standards for
emergency shelters that are the same as other uses in the zone in
conformance with SB 2. The City will process an amendment to the SPMC
within one year of Housing Element adoption to establish land use regulations
that encourage and facilitate emergency shelters consistent with state law.
The SPMC amendment will also provide that transitional and supportive
housing is considered a residential use that is only subject to those
requirements and procedures that apply to other residential uses of the same
type in the same zone.

Farm Worker Housing

The majority of farm laborers in the greater Santa Paula area are permanent
non-migrant and seasonal laborers. As such, the housing needs of farmworkers
are primarily addressed through the provision of permanent aoffordable
housing, such as aparfments, lower-cost single-family homes, and mobile
homes. Nevertheless, to provide additional sites for farmworker housing,
especially for migrant farm workers, the City permits migrant farm labor
camps/housing in the R-4 and C/Ll and LI zones, subject to a CUP. Such farm
labor housing is typified by (but not exclusively) dormitory style structures, and
not individual dwelling unifs, designed for temporary occupancy by migrant
workers. Housing for migrant families and single male farmworkers s
accommodated through this process. The SPMC establishes standards for farm
labor housing to ensure livability and compatibility with surrounding uses tied fo
the use and not the user, and is not a constraint to development. In
compliance with the Employee Housing Act (Health and Safety Code Sections
17021.6 and 17021.7}, the City will process an amendment to the SPMC to
allow farmworker housing for up to 12 units or 36 persons by-right (i.e., without a
CUP or oiher discretionary approval) in agricultural zones,

Six-Year Objectives:
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18.

Process an amendment fo the SPMC in complionce with SB 2 related to
Emergency Shelters, Transitional and Supportive housing within one year of
Housing Element adoption.

Process an amendment to the SPMC regarding farmworker housing on
agriculturally-zoned land in compliance with the Employee Housing Act within
one year of Housing Element adoption.

Measure Lé and Growth Management Ordinance

The City will annually monitor the effects of Measure L6 and the Growth
Management Ordinance [GMO] on housing development. Should these
ordinances be trigaered, the Housing Element will be amended to include an
analysis of the impacts and address potential consiraints to  housing
production.

Six-Year Objective: Monitor the effects of Measure Lé and the GMO on an
annual basis.

Promoting Equal Housing Opportunity

To adequately meet the housing needs of all segments of the community, the Housing
Plan must include programs that promote housing opportunities for all persons regardless
of race, religion, gender, family size, marital status, ancestry, national origin, color, age,
or physical disability.

Programs

19.

Fair Housing Program

As a participating jurisdiction in the Ventura Urban County CDBG program, the
City is provided fair housing services through a contract with the Fair Housing
Council of San Gabriel Valley. The Fair Housing Council offers a variety of
services promoting fair housing, including counseling and investigative services
for instances of housing discrimination, public education and outreach sessions
for community groups, and housing discrimination prevention program.

Jurisdictions are generally required 1o analyze constraints to the development
of housing for persons with disabilities and take measures to remove the
constraints. Santa Paula has conducted an initial review of zoning code and
building code reguirements and has not identified any barriers to the provision
of accessible housing. In addition, the City will process an amendment to the
SPMC regarding procedures to ensure redsonable accommodation for
persons with disabilities [see Program 20 below).

Six-Year Objective: The City will continue to promote fair housing practices,
and provide educational information on fair housing to the public through its
newsletter, websife, and distribution of fair housing brochures in both English
and Spanish at the public counter, library, post office, and other community
locations. The Ciiy will refer fair housing complaints to the Fair Housing Council
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20.

of San Gabriel Valley. In addition, the City will continue fo fund the activities of
the Fair Housing Council.

Reasonable Accomodation Ordinance

The federal Fair Housing Act and the California Fair Employment and Housing
Act reguire reasonable accommodation f{i.e. modifications or exceptions) for
disabled persons within land use regulations when such accommodations may
be necessary to afford disabled persons an equal opportunity to use and
enjoy o dwelling. Specifically, the federal Fair Housing Act prohibits "a refusal
to make reasonable accommodations in rules, policies, practices or services,
when such accommodations may be necessary to afford [handicapped]
person[s] equal opportunity fo use and enjoy a dwelling." 42 US.C. §
3604(f}{3)(B). The Building Codes adopted by the City of Santa Paula
incorporate accessibility standards contained in Title 24 of the California
Administrative Code. To ensure full compliance with the requirements of the
Fair Housing Act, the City wil process a Reasonable Accommodation
amendment to the SPMC {o establish procedures for the review and approval
of regquests to modify standards in order to improve accessibility for persons
with disabilities.

Six-Year Objective: Within one year of Housing Element adoption, the City will
process an amendment fo the Municipal Code to establish procedures for
reasonable accommodations for persons with disabilities consistent with state
and federal law.

C. Quandiified Objectives

The City’s quantified objectives for new construction, rehabilitation and conservation are
presented in Table V-1.

Table V-1
Quantified Objectives - 2008-2014
City of Santa Pavla

Income Category
£x. Low V. Low Low Mod Upper Totals
New Construetion* - 340 293 347 836 1,916
Rehabilitation** 25 113 97 115 - 350
Conservation™* - - - -

* Quantified objective for new construction is for the period 1/4/2006 - 6/30/2014 per the RHNA. Itis the City’s intens that 25% of
the RHNA for lower- and moderate-income categories will be met through rehab/conversion of existing units; however, the strict

altemnate sitesrequirements of AB 438 do rot apply because the land inventory identifies adequate sites.
** As discussed in Chapler I, there are no assisted units at risk during this planning period.
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Appendix A -
Evaluation of the 2003 Housing Element

Section 65588(a) of the Government Code requires that jurisdictions evaluate the
effectiveness of the existing Housing Element, the appropriateness of goals, objectives
and policies, and the progress in implementing programs for the previous planning
period. This appendix contains a review the housing godals, policies, and programs of the
previous housing element and evaluates the degree to which these programs have
been implemented during the previous planning period, 2001 through 2008%. This analysis
also includes an assessment of the appropriateness of goals, objectives and policies. The
findings from this evaluation have been insirumental in determining the City's 2008
Housing Implementation Program.

A. Program Evaluation

Table A-1 summarizes the programs contained in the previous Housing Element along
with the source of funding, program objectives, accomplishments, and implications for
future policies and actions.

B. Appropriateness of Goals and Policies

Table A-2 evaluates the appropriateness of previous goals and policies, and identifies
any changes that are called for in response to the City’s experience during the past
planning period.

C. Progress in Meeting Quantified Objectives

Table A-3 presents the City's progress in meeting the quantified objectives from the
previous Housing Element.

Table A-4 contains a tabulation of units built during the 1998-2007 period by income
category. Table A-5 provides a detailed listing of these projects along with noteworthy
project characteristics including the income category of units. The income categories for
new units listed in these tables are based on either deed restrictions imposed in
connection with assistance programs, or market conditions (see discussion in Section |l.
D.4 (Housing Costs}. Most noteworthy is that all new rental units are assumed to meet
Low-income standards based on the Ventura County affordability categories {Table II-
19). The maximum affordable rental rate (based on a family of four} for Low-income units
is $1.714 per month, and all surveyed rental units fell below this level, With regard to for-
sale unifs (both single-family detached and condo), all new units were assumed to be
Above-moderate unless otherwise required through deed restrictions.

2 The original plenning period for the praevious Housing Element was 2001-2005, however the deadline for 2005 updates in

the SCAG region was extended by ihe state legislature to June 30, 2008. Evaluaiion data is provided through the end
of 2007 since that was the latesi data available prior to preparation of this 2008 Housing Elemeni.
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City of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-3
Progress in Achieving Quantified Ohjectives — 2001-2007
City of Santa Paula

Quantified Progress
Program Category Objective 2001-05 2006-07

New Construction”

Very Low 243 2 106

Low 177 51 22

Moderate 248 2 i

Above Moderate 725 71 60

Total 1,393 126 189
Rehabilitation

Very Low 12

Low 24 73 units total

Moderate 14

Above Moderale

Total 50
Conservation

Very Low 555** 577 577

Low

Moderate

Above Moderate

Total Bh5 577 577

*Quantified objective and progress for new construction reflect units built
1998-2007, per the previous RHNA cycle
**Section 8 rent subsidies
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City of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-4
Residenfial Develepment by Income Category - 1998-2007
City of Santa Paula

2001 - 2005 2006 - 2007
_ Year V. | Low | Mod | Upper | Total | VL | Low | Mod | Upper | Total
1999 0 0 0 18
2000 0 1 0 11 12
2001 0 0 0 ] ]
2002 0 3 1 7 11
2003 0 5 0 5 10
2004 2 K 1 13 47
2005 0 | 10 ] o 5 15 1
2008 S ] I —t ~ > - -
2007 ' ' . 66 6 1 18 91
Totals 2 51 2 71 126 106 22 1 60 189
Notes:

Very Low — All units categorized as very low are deed restricted units.
Low ~ All rental units (not condominiums) in the R-2, R-3 and R-4 zones were categorized as Low Income Units.
Moderate Units shawn are only those that have been deed restricted to the moderate category.

Income Assumptions. Units built during 2006-07 are credited toward the RHNA for the
new planning period. Tables A-5i and A-§j identify new unifs built by income category
during 2006 and 2007, respectively. Of the 128 units listed in the VL and Low categories,
107 (84%) have deed restiictions. The remaining 21 units were multi-family projects
without offordabllity restrictions. These 21 market-rate units were assigned to the Low-
income category on the basis of actual rents charged for the units, or reasonable
assumptions based on the rental market survey that found that all surveyed units rented
in the Lower-income categories (i.e., less than $1,750/month). The survey included 3- and
4-bedroom units. The highest rent found in the survey was $1,650/month.
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City of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-5a
Residential Development by Income Category - 1998
City of Santa Paula

: 1998
oL _ _ Very
Project .. - ' -Zoning Density . | Low Low Mod | Upper | Total
1423 E Santa Paula St. (SFR) R-1 SFR 1 1
232 ' California St. (new detached R-2 *18.6 1 1
unit/multi-dwelling property)
954 Vista Pointe Place (SFR) HR2-PD SFR 1 1
960 Vista Pointe Place (SFR) HRZ-PD SFR 1 1
086 Vista Pointe Place (SFR) HR2-PD SFR 1 1
948 Vista Pointe Place (SFR) HR2-PD SFR 1 1
982 Vista Pointe Place (SFR} HR2-PD SFR 1 1
Totals 1 6 7
Nofes:
* Overbuilt
Table A-5b
Residential Development by Income Category — 1999
City of Santa Paula
1993
Very -
Praject Zoning Density low | Low Mod Upper | Total
968 Vista Painte Place {SFR) HR2-PD SFR 1 1
980 Monterey Place {SFR) HR2-FD SFR 1 1
833 Vista Grande Dr. (3FR) HR2-PD SFR 1 1
984 Vista Pointe Place (SFR} HR2-PD SFR 1 1
853 Vista Grande Dr. (SFR) HR2-PD SFR 1 1
845 Vista Grande Dr. (SFR) HR2-FD SFR 1 1
880 Vista Grande Dr. (SFR) HR2-PD SFR 1 1
861 Vista Grande Dr. (SFR) HR2-PD SFR 1 1
990 Vista Pointe Place (SFR}) HR2-PD SFR 1 1
815 Vista Grande Dr. (SFR} HR2-PD SFR 1 1
841 Vista Grande Dr. (SFR) HR2-PD SFR 1 1
803 Vista Grande Dr, (SFR} HR2-PD SFR 1 1
827 Vista Grande Dr. (SFR) HR2-PD SFR i 1
815 Qjai Rd. {SFR) R-1 SFR 1 1
088 Monie Vista Dr. (SFR) HR2-PD SFR 1 i
307 W. Sycamore St. {SFR) R-1 SFR 1 1
991 Monte Vista Dr. (SFR} HR2-PD SFR 1 1
752 Skyline Dr. (SFR) HR2-PD SFR 1 1
Totals 18 18
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City of Santa Paula Housing Elernent Appendix A — Evaluation of 2003 Housing Element

Table A-5¢
Residential Development by Income Category - 2000
City of Santa Paula

2000
Very
Project Zoning Density Low Low Mod Upper | Total
887 Monte Vista Dr. (SFR) HR2-PD SFR 1 1
894 Monte Vista Dr. (SFR) HR2-PD SFR 1 1
998 Monte Vista Dr. (SFR) HR2-PD SFR 1 1
636 Shasta Dr. (SFR) HR2-PD SFR 1 1
825 Glen Way (SFR) R-1 SFR 1 1
911 Ventura St. (SFR) c-0 *95 1 1
405 Monte Vista Dr. (SFR) HR2-PD SFR 1 1
997 Monte Vista Dr. (SFR) HR2-PD SFR 1 1
15711 W Telegraph Rd. #20 {Modular R-1 SFR 1 1
SF Dwelling)
984 Monte Vista Dr. (SFR) HR2-PD SFR 1
703 N. 10% St. (SFR) HR2-PD SFR 1 1
15711 W. Telegraph Rd. #62 {Modular R-1 SFR 1 1
SF Dwelling)
Totals 1 1 12
Notes:
* 1 unit currendly but could have 3
Tuable A-5d
Residential Development by Income Category - 2001
City of Santa Paula
2001
Very
Project Zoning Density Low Low Mod | Upper | Total
524 Glade Dr. {SFR-New) HR2-PD SFR 1 1
821 Glen Way (SFR-New) R-1(a} SFR 1 1
608 Shasta Dr. (SFR-New) HR2-PD SFR 1 1
1502 Orchard St. #C (SFR) R-1 SFR 1 1
1502 Orchard St. #D (SFR) R-i SFR 1 1
287 View Dr. (SFR-New}) HR2-PD SFR 1 1
Totals 0 0 0 6 6
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Cify of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-5e
Residential Development by Income Category - 2002
City of Santa Paula

2002
Very
Project Zoning Density Low Low Mod | Upper | Total
610 Glade Dr. (SFR-New) HR2-PD SFR 1 1
540 Foothill Rd. (SFR) R SFR 1 1
1069 E. Sanfa Paula St. {new detached R-2 1" 1 1
unit/multi-unit property)
214 View Dr. (SFR-New) HR2-PD SFR 1 1
3880 Ojai Rd. (SFR-New) R-1 SFR 1 1
545 Monte Vista Dr. (SFR-New) HR2-PD SFR 1 1
513 E. Santa Barbara St. (New detached R-2 5 1 1
unit/multi-unit property) _
207 E. Santa Paula St. "B" (New detached R-2 10 1 1
unitfmulti-unit property)
1130 Cliff Dr. {SFR-New} R-A SFR 1 1
839 Monte Vista (SFR-New) HR2-PD SFR 1 1
622 N. Oak St. (New detached unit/multi-unit R-2 14.6 1 1
property) (30 year Deed Restricted)
Totals 0 3 1 1 1
Table A-5f
Residential Development by Income Category ~ 2003
City of Santa Paula
2003
Very
Project Zoning Density Low Low Mod Upper | Total

598 Ridgecrest Dr, {SFR-New} HR2-PD SFR 1 1
585 Monte Vista Dr. {SFR-New) HRZ-PD SFR 1 1
625 Lassen Dr. (SFR-New) HR2-PD SFR 1 1
445 Atmore (SFR-New) R-1 SFR 1 1
113 8. Qak St, {4-unit apariment) R-2 23.2 4 4
318 ¥2 Acacia Rd. (New detached unit/multi-unit R-2 79 1
property)
327 N. Milt St. (SFR-New) R-1 SFR 1 1
Totals 0 5 0 5 10
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City of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-5g
Residential Development by Income Category - 2004
City of Santa Paula

2004
Density Very
Project Zoning | (uniis/acre) | Low Low Mod Upper | Total
543 Glade Dr. (SFR-New} HR2-PD SFR 1 1
644 Ridgecrest Dr. (SFR-New) HR2-FD SFR 1 1
1204 Grant Line St. {(SFR-New) R-1a SFR 1 1
1206 Grant Line St. (SFR-New) R-1a SFR 1 1
1212 Grant Line St, (SFR-New) R-1a SFR 1 1
1214 Grant Line St. (SFR-New) R-1a SFR 1 i
1220 Grant Line St. (SFR-New) R-1a SFR 1 i
1226 Grant Line St. (SFR-New) R-1a SFR 1 1
1232 Grant Line St. (SFR-New) R-1a SFR 1 1
708 Encino St. (SFR-New) R-1 SFR 1 1
1304 High St. (Manf. Unit/mutfi-unit property) R-2 12.8 1 1
1104 New St. (SFR) R-3 8.4 1 1
(30-year Deed Restricted for low to mod)
765 Skyline Dr. (SFR) HR2-PD SFR 1 1
*134 N. Mill {Apt. B) - Glenn Tavem Inn Apt C-0 N/A 1 1
602 Glade (SFR} HR2-PD SFR 1 1
*134 N. Mill {Apt. 4) - Glenn Tavern Inn Apt c-0 N/A 1 1
519 E. Harvard (Mixed use/ Apt. Bldg.)** C-G 28 2 26 28
(deed restricted 45 years)
141 N. Oak St. {SFR-Mfg. Home) R-3 89 1 1
122 N. 4 St. (SFR-New) R-3 54 1 1
1338 Saticoy St. (SFR-New} R-1 SFR 1 1
Totals 2 31 1 13 47
Notes:

* Glen Tavern inn

** Citrus Court, 28 Residential units + 10 Commercia! units.
Rental agents for Citrus Court verified that current market rates
of $900-$950 for 1-bedroom units and $1,295 for 2-bedroom
units are at or below affordability restrictions (see photo).
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City of Santa Paula Housing Element Appendix A ~ Evaluation of 2003 Housing Element

Table A-5h
Residential Development by Income Category - 2005
City of Santa Paula

2005
: Very
_ Project Zoning Density Low Low Mod Upper § Total
622 Ridgecrest (SFR-New) HR2-PD SFR 1 1
423 N, 7% (SFR-improv.} (SUP) R-1 sup 1 1
1380 Orchard St. (2 New detached R-2 7.7 2 2
units/muiti-unit property)
624 Shasta Dr. (SFR) HR2-PD SFR 1 1
1111 E. Ventura St. A & B (Apts) R-3 10.3 2 2
737 E. Pleasant St. (SFR-New) R-1 SFR 1 1
244 Craig Dr. (Remodel and Posted) R-1 SFR 1 1
1231 Saficoy St. (new detached unit/mutt- R-2 15 1 1
unit properiy)
435 N. 10% St. {new detached unit/multi-unit R-3 104 1 1
property)
640 Acacia Rd. {new detached unit/mulfi- R-2 73 1 1
unit property)
221 E. Santa Paula St. (new detached R-2 13 1 1
unit/multi-unit property))
511 N. Oak St. (new detached unit/multi-unit R-2 11.6 1 1
property)
905 E. Pleasant St. {Man{f. Home) R-1(a) SFR 1 1
Totals 10 5 15
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City of Santa Paula Housing Element

Appendix A — Evaluation of 2003 Housing Element

Table A-5i
Residential Development by Income Category - 2004
City of Santa Paula

2006
Monthly Very
Project Zoning | Density Rent* . Low Low Mod | Upper | Total
138 N. 125 St # A, B, C, &D Apartments R-2 21 1 unit deed 1 3 4
restricted 45
years
310 Acacia Rd & 312 (two new detached R-2 16 Studio $700. 2 2
units-Mulfi-unit property) 3br §1.650
800 Montclair Br. (SFR) HR2-PD SFR 1 1
239 8. 44 St. (new detached unit-Multi- R-3 13 b 1 1
unit property)
320 W. Harvard Blvd. (Commercial / C-G 47 100% deed 40 40
Apts) restricted 45 yrs
1300 Ojai Rd. {Residential/ SFR) R-1 SFR 1 1
1427 E. Santa Paula St. (second unif) R-1 SFR . 1 1
442N, 140 St # A & #B (Apt) R-2 13.4 b 2 2
March and Dean Project ** (Cendos) R-4 18 36 36
324 Acacia Rd. {new defached R-2 12 2br 81,250 1 1
unitfmulti-unit property)
324 Y, Acacia Rd. (new detached R2 12 2br $1,250 1 1
unit/multi-unit property)
320 % E. Santa Paula St. (new detached R-2 12 2br §1,395 1 1
unit/multi-unit property)}
200 Ventura St.# A & B (Apts.) R-3 14 b 2
418 Ojai Rd (apts) R-2PD 13 b 3
127 % Arthur Ave (second unit on first R-1PD SFR b 1
floor of main dwelling)
820 Virginia Terrace R-1(a) 8FR 1 1
Totals a0 16 0 42 98
Notes:

* Based on focused rent susvey conducted March 2009 or deed restrictions
** 18 1,000-square-foot units and 8 1,800-square-foot units (Paid in-lieu fee of $429,064 instead of deed restrictions)
***Market-rate units assumed to be affordable at the Low tevel based on survey of comparable units (see Chapter 1l for income categories). Alf
second units are assumed to be affordable at the Low level,
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City of Santa Paula Housing Element Appendix A — Evaluation of 2003 Housing Element

Table A-5j
Residential Development by Income Category - 2007
City of Santa Paulag

2007
Monthly Very
Project Zoning | Density Rent* low | Low | Mod | Upper | Total
416 Dartmouth Rd. (SFR) R-1 SFR 1 1
200 West Santa Anna Street (Apts.) R-3 17.3 100% deed 24 24
restricled 45 yrs
579 Glade Dr, (SFR) HR2-PD | SFR 1 1
622 E. Main St. (Apts.) ** cG 55.3 100% deed 41 41
restricted 45 yrs
613 Acacia Rd. (new unitfmulti-unit R-2 37 4 br(free to 1 1
property} family member)
613 Foothill Rd. (SFR) R-1 SFR 1 1
226 Stanford St. {new second unif) R-2 9.0 b 1 1
Larmon Loop — Reider Project (Condos) R-3 18 2 units deed- i 1 13 15
restricted 45 yrs
613 Foothill Rd. (SFR) R-1 SFR 1 1
643 Acacia Rd. {new unit/multi-unit R-2 46 2 br §1,500 i 1
property)
1406 Ojai Road (new second unit ) R-A-20 SFR b 1 1
326 N. 8% Street (SFR) R-1 SFR 1
128 and 128% N. Oak Street (2 new R-2 13.3 3 br $1,500 2 2
units/multi-unit property; see photo below)
Totals 66 6 1 18 91
Notes:

* Based on focused rent survey conducted March 2008 or deed restrictions

** 41 unifs - apartment type construction, not condominiums

***Market-rate units assumed fo be affordable at the Low level based on survey of comparable unis (see Chapter !l for income categories). All
second units are assumed fo be affordable at the Low level.

2 new 3-bd units ($1,500/mo) at 128 and 128 % N. Oak Street
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City of Santa Paula Housing Element Appendix B — Residential Land Inventory

Appendix B
Residential Land Inventory
2006-2014

The detailed assumptions and methodology for the residential land inventory are
provided below and summarized in Tables B-1 through B-3.

1. Affordable Units Built 2006-2007

Table A-4 (Appendix A} summarized residential projecis completed during 2006 and
2007. According to the RHNA methodology, units built after January 1, 2006 are credited
against the total RHNA allocation for this planning period. The City's remdining net RHNA
is summarized as follows:

RHNA (total) 453 390 462 936 2,241
Units Completed 2006 40 16 0 42 98
Units Completed 2007 68 6 1 18 91
Subtotal - Units Completed 108 22 1 60 189
RHNA (net remaining) 347 368 461 876 2,052

Source: City of Santa Paula Planning Cept. and Fire Dept. Code Enforcement, 212008

2. Units Approved but Not Yet Built

Projects that are approved but not yet completed are shown in Table B-1. These projects
include 1446 Lower-income units, no Moderate units, and 83 Above-moderate units. The
income categories for new units listed in Table B-1 are based either on deed restrictions
imposed in connection with assistance programs, or market condifions (see discussion in
Section D.4 of Chapter Il on housing costs). Most noteworthy is that all new rental units
are assumed to meet Low-income standards based on local market conditions and the
Ventura County affordability categories (Table [1-19). This assumption is based on the 2009
maximum affordable rental rate {based on a family of 4) for Low-income units of $1,750
per month and a market survey of rental units, which found that all surveyed units were
offered at less than the low-income rent limit. With regard to for-sale units, all new single-
family detached units are assumed to be above-moderate unless otherwise required
through deed restrictions, while condos are conservaiively assumed to fall within the
Moderate-income category even though recent sales were priced at the Low-income
level (see Chapter I, Table II-21).

3. Vacant Land

Tables B-2 and B-3 and Figure B-1 summarize vacant parcels designated for residential
developmeni. Table B-2 shows parcels currently within the City boundaries and Table B-3
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shows parcels within the City’s Sphere of Influence. Development of the Sphere of
Influence during the current planning period was assumed in the Ventura County
Regional Housing Needs Assessment, which was adopted by SCAG and approved by
HCD.

Income Assumptions. State law®* identifies "default” densities that are assumed to be
appropriate to facilifate the development of lower-income housing. For Sanfa Paulg,
and most other jurisdictions in Ventura County, the default density is 20 units/acre.
However, state law provides that sites allowing development at lower than the defaulf
density may also be appropriate for lower-income housing based on an analysis of local
conditions. In Santa Paula, the R-3 (maximum 21 units/acre) and R-4 (maximum 29
units/acre] zones are higher than the default density, and therefore are assumed to be
suitable for lower-income housing. The R-2 zone allows multi-family development at up to
15 units/acre (excluding density bonus), which is lower than the default density. However,
based on local market conditions, all multi-family rental uniis in Santa Paula are
affordable to lower-income households (including newly-built units}). As noted in the
Housing Needs Assessment (Chaptfer i) and Appendix A (Tables A-51 and A-5j), all
surveyed rental units were affordable in the V0L or low categories (i.e., less than
$1.750/month). The survey included 3- and 4-bedroom uniis. The highest rent found in the
survey was $1,650/month. This survey demonstrates that it is reasonable to assume that
multi-family rental housing affordable to lower-income households is feasible in all zones,
including R-2 where the maximum density is lower than the defaulf density.

Units built after January 1, 2006 are credited toward the RHNA for the new planning
period. Tables A-5i and A-5} identify new units built by income category during 2006 and
2007, respectively. Of the 128 units listed in the VL and low categories, 107 (84%) have
deed restrictions. The remaining 21 units were multi-family projects without affordability
restrictions. These 21 market-rate units were assigned to the low-income category on the
basis of a focused rental survey of the
listed units and the rental market survey
noted above. Attempls were made to
contact every owner of new market-rate
multi-family units built since January 1,
2006. While renta information could not
be obtained for every unit, the City was
able to collect data on 8 of the 16
targeted projects. All units within the
focused survey sample were verified to be
renting in the VL/L categories. The focused
survey of recently approved units s
consistent with the rental market survey of :
other units, which found all units renting in Citrus Court Apartments

the VL/L categories. On this basis, it is

reasonable to assume that the remaining new units are also affordable at the low-
income level. The assumption of market rate affordability is further supported by
information provided by the rental agent for the Citrus Court apartments, a recently built

28 California Government Code Sec. 65583.2.¢.3.8
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mixed-use project with 28 deed-restricted rental units. According to the agent, current
market rates of $200-$950 for 1-bedroom units and $1,295 for 2-bedroom units are at or
below the affordability restiictions for the project.

All single-family detached sites were assigned to the above-moderate category.

Realisiic Development Capacity — in order to estimate the redlistic development
capacity of vacant sites, a review of recent projects was conducted and is summarized
beilow. This analysis is based on the development trends reflected in Tables A-5a through
A-5] in Appendix A.

. Sindle-Family Residential (R-1, R2-PD, HR2-PD} - Sites zoned for single-family
development assume one unit per parcel.

) Medium_Density Residential {R-2] — Maximum density is 15 units/acre in the R-2
zone, however a conservative capacity of 12 units/acre has been assumed based
on recent development trends. During the previous planning period, the densities
of R-2 projects with 3 or more units ranged from 13 to 23 units/acre.

. Medium High Density Residential {R-3]) — Maximum density is 21 units/acre in the R-3
zone, however a capacity of 18 units/acre has been assumed based on an
average density of 18 units/acre for recent projects with more than 2 units.

. High Density Residential (R-4] — Maximum density is 29 units/acre in the R-4 zone,
however a capacity of 16 units/acre has been assumed based on recent
development patterns.

. Mixed-Use - Recently approved and built mixed-use projects ranged from14 to 55
units/acre, with an average of 30 units/acre (see Table V-3}. A conservative
capacity of 25 units/acre has been assumed for future development of vacant
sites, however. Commercial development must occupy a minimum of 30% of the
ground floor including the entire building frontage of the primary street. Currently,
Santa Paula has a high commercial vacancy rate. The recent Citrus Court mixed-
use development discussed above has 10 commercial units of which only one is
occupied. Under current market conditions the capacity for residential
development is unlikely to be diminished by competing non-residential uses.

Development Capacify of Small Sites. The vast majority (92%) of potential lower-income
units in the vacant land inventory is attributed to sites over %2 acre in size. Five of the
vacant residential sites (Table B-2) and five of the vacant commercial/mixed-use (Table
B-5) are “z-acre or less in size. A review of the residential development by income
category between 1998 and 2007 (Tables 50-5j) demonstrates the feasibility of producing
lower-income units on small parcels. As noted in Chapter Il and Appendix A, market rents
in Santa Paula are affordable to low-income households, therefore small infill projects
help fo serve this need,

Additionally, smaller sites and inclusionary housing requirements serve to further the
geographic balance of affordable housing. This approach helps to counterbalance
concentrations of lower-income housing that may be created as a result of funding
program reguirements.
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Land Inventory Summary

The results of the land inventory analysis are summarized as follows:

Units approved or under construction (Table B-1) 146 0 83 229
Vacant land — residential (Table B-2) 34 0 127 161
Vacant land ~ Sphere of Influence (Table B-3) 445 448 1,978 2,87
Underutilized fand - residential {Table B-4) 361 0 0 361
Vacant land - com/mxd use {Table B-5) 101 0 0 101
Potential second units 14 0 0 14
Subtotal 1,101 448 2,188 3,737
RHNA (net 2008-2014) 715 461 876 2,052
Surplus (Deficit) 386 (13) 1,312 1,685

Source: Gity of Santa Paula Planaing Dept., 4/2009

This summary demonstrafes that the City's land inventory exceeds the remaining RHNA
dlocation in the lower- and above-moderate-income categories, but o small shorifall
exists in the moderate-income categoery. However, the surplus of potential sites in the
lower-income category exceeds the moderate-income shortfall, therefore the intent of
the RHNA is safisfied.
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Table B-1
Approved Residential Projects
City of Santa Paula

Approved Projects -
Density Very
Project Zoning (dufac) Low Low Mod Upper | Total
234 W. Harvard {COA restricts 2 units te very low C-G 29 re 33 35
and 5 iow to moderate—CEDC committed to
providing 34 “lower” income units)
192 View Drive HR2-PD SFR 1 1
864 Montclair Drive HR2-PD SFR 1 1
301 Garcia Alley R-1 SFR 1 1
Comstack Homes N. 10% Street R-2PD SFR 75 75
{In-lieu fee with no deed resfricted units)
211 8. Palm Ave. New Duplex Unit R-3 13 2 2
1696 Ojal Road R-1 SFR 1 i
437 N. 120 Street - new unit R-2 13 1 1
749 Skyline Drive HR2-PD SFR 1 i
434 14% Street (2 multi-family units) R-2 13 2 2
438 14% Street (2 multi-family units) R-2 13 2 2
540 Glade HR2-PD SFR 1 i
611 Acacia {new unit} R-2 7 1 1
720 E. Main Street (1 unit to be deed restiicted) 6 C-G 14 6* 6
multi-family apartments
507 N. Oak Street (new second dwelling) R-2 12 1 1
15891 W. Telegraph Road ( 2-units) C-G 15 2 2
630 Acacla (new second dwelling unit) R2 8 1 1
815 Montclair Place HR2-PD SFR 1 1
876 Montclair Place HR2-PD 3FR 1 1
1115 E. Harvard Blvd. (3 new dwelling units) 3 3
210 Santa Barbara St. (Paseo Santa Barbara) a0
29

submitted building plans.

*Affordability restrictions (other lower-income units based on market conditions)

These are projects which have been approved and are either under construction, are in for plan check or have simply been approved, but have not yet
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Table B-2
Vacant Residential Sites Inventory - City
Map _ Density* | Potential | Units by Income Category
No. | Site Address .~ | ~APN Zoning | Acreage | (dufac) | Units VUL | Mod | Upper
2 SHASTA DR 380160115 | HR2PD 0.33 3 i (
3 LAVUELTA 1000093215 | HRZPD 017 3 1 1
4 18 MC KEVETT RD 1000101125 | HR2PD 0.23 3 1 1
5 LOMA VISTA 1000911075 | HR2PD 0.28 3 1 i
6 LOMA VISTA 1000111225 | HR2PD 0.19 3 1 1
8 480 MONTE VISTADR | 1000220165 | HR2PD 0.5 3 1 1
] 508 GLADE DR 1000250018 | HR2PD 0.37 3 1 1
10 | 593 GLADE DR 1000250045 | HR2PD 04 3 1 1
11 563 GLADE DR 1000250095 | HR2PD 0.37 3 1 1
13 566 GLADE DR 1000250165 | HR2PD 037 3 1 1
14 VIEW DR 1000250255 | HR2PD 0.44 3 1 1
15 VIEW DR 1000250265 | HR2PD 0.44 3 1 1
16 214 VIEW DR 1000250305 | HR2PD 0.38 3 1 1
18 VIEW DR 1000250325 | HR2PD 0.44 3 1 1
19 | MONTCLAIR DR 1000300045 | HR2PD 242 1 2 2
20 MONTCLAIR DR 1000300085 | HR2PD 2.07 1 2 2
21 839 MONTE VISTA DR | 1000300085 | HR2PD 1.68 1 1 1
22 MONTCLAIR DR 1000300106 | HR2PD 1.58 1 1 1
24 MONTE VISTADR 1000300155 | HR2PD 1.44 f 1 1
43 FAGAN AREA 1020140015 | HR2PD 20.56 2 41 41
44 FAGAN AREA 1020140035 | HR2PD 12.35 3 37 37
67 SPARKLE SUB. 0400200755 R-1 11.53 4 19 19
7 6™ STREET 1000461155 R-1 0.57 4 2 2
26 SAY RD 1010062305 R-1 0.45 4 1 1
27 WOODLAND DR 1090062415 R-1 0.14 4 1 1
28 WOODLAND DR 1010062485 R-1 0.28 4 1 1
29 WOODLAND DR 1010062495 R-1 0.1 4 1 1
30 WOODLAND BR 1010062565 R-1 033 4 1 1
3 WOODLAND DR 1010062595 R-1 0,39 4 1 1
39 128 GARCIA ALLEY 1010242325 R-1 0.2 4 1 1
a2 RICHMOND DR 1010112195 R-2 0.39 12 4 4
33 | 5~13™8T 1010122265 R-2 0.15 12 1 1
36 430 14™ ST 1010151195 R-2 0.15 12 1 1
37 3065 SYCAMORE ST | 1010182115 R-2 0.31 12 3 3
42 | 12 STIHARVARD BLVD | 1010273095 R-2 1.2 i2 i 14
41 1306 VENTURA 1010283025 ]2 0.12 12 1 1
45 | CEMETERY RD 1020301015 R-2 0.81 12 9 ]
38 140 12T ST 1010221045 R-3 0.09 18 1 1

* Assumed density of R-2 and R-3 zones has been adjusted downward to reflect realistic capacity based on recent projects.
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Table B-3
Vacant Residential Sites Inventory - Sphere of Influence
Density® | Potential Potentiai Units
Site APN Zoning” Acreage (dufac) | NewUnits | Lower Mod Upper
0380090145 RHS 59 2 118 118
0380090170 RHS 50.2 2 88 88
0380110055 RSF 1.93 4 7 7
3299 QJAIRD 0380110120 RSF 4,74 4 18 18
4065 OJAIRD 0380110200 RSF 313 4 2 12
3452 QJAIRD 0400150195 RSF 232 4 9
3554 N QJAIRD 0400150295 RSF 2.39 4
0400170370 RSF 03 4 1
0400170385 RSF 752 4 30 30
0400170425 RSF 14.44 4 57 57
0400170495 RSF 043 4 1 1
0400170520 RSF 045 4 1 1
0400180505 RSF 0.38 4 1 i
NW cor/Peck & Foothill 0970020085 | Specific Plan 325 2 74 74
Adams Canyon RHS 5,413 495 495
East Area 1*** | Specific Pian 501 1,500 445* 448 607
Fagan Canyon HE-FD 2,173 450 450
TOTALS:Sphere 261 o faen | as | ws | 1em

* Existing County of Ventura zoning. Prupéﬁies will bé rezoned upof'a.annexatmns. —
“Affordability assumptions based upon designated product types, densities and real estate market conditions as discussed in Sec. B.3 shove
**3ee also Figures B-1a through B-1e and discussion in Section 1V.A.1 and Chapler V, Program 16

East Area 1 Status and Development Assumptions

Annexation status. East Area 1 is currently unincorporated territory within the Santa
Paula Sphere of Influence. The City approved a Specific Plan for the property in
February 2008. In June 2008 voters aproved an amendment to the City Urban
Restriction Boundary (CURB} flimit to dllow development within this area. An
amendment to the Santa Paula/Fillmore/County Greenbelt has also been approved
consistent with the Specific Plan. The City expects to file an annexation application with
LAFCo in 2010.

An inventory of existing parcels within the East Area 1 project area is shown in Figure B-
le. The property s currently within unincorporated Ventura County; therefore the
approved City zoning regulations will become effective upon completion of the
annexation process.

Affordability assumptions. Since no individual developmeni projects have been
submitted to the City for review, affordability assumptions are based on the provisions
of AB 2348 (Government Code Sec. 65583.2.¢.3.B) which identifies 20 units/acre as
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suitable for lower-income housing in Santa Paula. Based on an analysis of residential
development standards, Planning Area D includes the potential for 445 units at

densities of 20+ units/acre. This represents 30 percent of the 1,500 total housing units in
East Area 1.
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Figure B-1a
East Area 1 Specific Plan
Regulating Plan
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Figure B-1b
East Area 1 Specific Plan
Land Use Summary

Planning | land Use Acreage | Light Ind. | Commercial { - Dwelling
.| Planning
= Planning Area’ -
A Santa Paula Creek Neighborhood
RESIDENTIAL: NENG1-3 33.1 326
UNDEVELOPED LAND: PARKS, GREENWAYS 5.1
UNDEVELOPED LAND: AGRICULTURAL PRESERVE 14.3
ROADS, MEDIANS, ETC. 214
Subtotal 73.9 326
B Foothil! Neighborhood
RESIDENTIAL: NENG1-2 66.4 359
UNDEVELOPED LAND: OPEN SPACE PRESERVE 754
ENDEVELOPED LAND: PARKS, GREENWAYS 114
UNDEVELOPED LAND: AGRICULTURAL PRESERVE 40.7
ROADS, MEDIANS, ETC. 6.0
Subtotal 223.9 359
C Santa Paula Creek Civic District
CIVIC SCHOOL 8.3 110,400
CIVIC: SHARED FACILITIES 5.6 65,000
CiViC: POSTSECONDARY EDUCATION i1.6 165,000
UNDEVELOPED LAND: SHARED ATHLETIC FIELDS 232
UNDEVELOPED EAND: PARKS, GREENWAYS 120
ROADS, MEDIANS, ETC, 13.1
Subtotal 73.8 340,400
D Haun Creek Neighborhiood
RESIDENTIAL: NC NG2-3 28.0 745
COMMERCIAL: ASSISTED LIVING 30 75,000
COMMERCIAL: OFFICE/RETAIL 10.0 150,000
CIVIC: SCHOOL 10.8 35400
UNDEVELOPED LAND: PARKS, GREENWAYS 373
ROADS, MEDIANS, ETC. 210
Subtotal 1103 225,000 35,400 745
E East Santa Paula Railread District
WORKAIVE 7.3 70
WORK: LIGHT INDUS/EMPLOY 7.3 150,000
COMMERCIAL: OFFICE/REYAIL 24 60,006
ROADS, MEDIANS, ETC. 2.4
Subtotal 150,000
TOTALS FOR SPECIFIC PLAN AREA | 150,000

Source: HDR Town Planning, 2007
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Figure B-1c
East Area 1 Specific Plan

Allowed Land Uses and Permit Requirements

LT N L7, -
RERRSRE AR v [ NE | NG1 [NG2[NG3 [ NC T RD | ™" Planregulations

MEDICAL USETYPES Ch. 16.15, Table 15-1
Blood bank X X X X X X cup

Day Care Home - large family - adult or chifd X X X X X COP X Ch. 1650

Day Care Home - small family - adult or child X X X X X Gk X

Chifd Day Care Center X X X X X Cup X

Clinic- outpatient X X X X X {3 cup

Community Care Facility CUP X X X X Lup X Ch. 1664
Convalescent Home or Hospital cup X X X X cup X

Medical Laboratory Xx X X X X X P

Medieal Office X X X X X P P

Urgent Cara Facility S X X X X Cup cup
PERSONAL SERVICE / FINANCIAL USE TYPES Ch. 16.15, Table 15-1
ATM, Bank, Saving: and Loan, Credit Union X X X X X p? 3

Barber/Beaury/Nail X X X X X 4 p

Dance/Music School/Martia! Arts studio Cup X X X X cyp [{1]

Dry Cleaner fwithout on-site cleaning facility) X X X X X cug Cup

Dry Cleaner iwith on-site cleaning facility} X X X X X X Ccup

Laundromar X H X X X X CUp

Repair: leather, luggage, shoes X X X X X P 3
PROFESSIONAL AND ADMINISTRATIVE USETYPES Ch. 16.15, Table 15-1
Medical, Dental, Optometry, Chitopractic X X X X X P P

Business, Profassional X X X X X P [

Veterinary X X X X X CUp
RESIDENTIAL USETYPES Ch. 16.13, Table 13-1
Accessory Building B 3 P [4 P P P EA1SPSECSE
Dwelling - Multi-family - Mixed Use Building X X X X X P 4 EA15PSECSE
Dwelling - Multi-family - Work/Live Building X 3 X X X P [ EAVSPSECS6
Dwelling - Multi-family - Live/Work Building X X X X X P X EA1SPSECS.6
Dwelling - Multi-family ~ Courtyard Housing X X X X X P X EA 1SPSECS.6
Dwelling - Multi-family - Vilia X X X X X P X EA1SPSECS6
Dwelling - Multi-family - Triplax, Quadplex X X b3 X p 3 X EATSPSECS6
Dweelling - Multi-Family - Duplex X X P P [ X X EA15PSECS6
Dwelling - Muls-family - Rowhouse X X S P p 4 X EATSPSECS S
Dwelling - Mult-family - Bungalow Court X X X [ 4 X X EA1SPSECS6
Dwelling - Single Family - Rearyard House X 13 P 3 p X X EA1SPSECS 6
Bwelling - Single Family - Sideyard House X X P 4 X X X EA 1SPSEC5.6
Dwelling - Single Family - Hillside House X P P X X X X EAVSPSECS6
Dwelling - Single Family - Large Lot House X P P X X X X EA1SPSECS6
Home Occupation X P P P ] P P Ch.16230
Second Unit - Carriage House {'igranny fat] X P P 4 [4 X X Ch. 16.13, Div. 4
Senior Hausing Cup [ [ P [3 P cup In any dweliing
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Figure B-1d
East Area 1 Specific Plan
Building Types Allowed by Zone

East Area 1 Zones

os2 | os3 | o l NE [ NG-1 | NG2 | ‘NG-3 | NC RD

Bulding Type

56.3 CivicBuilding o) O} ®3) - - - 0

o]
Q

5.6.4 Workplace Building - - 0 - - - -

565 Commercial Building - - 04 - — - — ®

® (5

5.6.6 Mixed Use Building - - 0 (4} - - - -

56.7 Work-Live Building - - — - - - -

5.6.8 Live-Work Building - - - - - - -

5.6.9 Courtyard Housing - - - - - - -
5.6.10 Villa - - O 4 - - - -

5.6.11 Triplex/Quadplex - - - — - -

L BN BE L BE BE BE AR J
[

5.6.12 Rowhouse - - - - -

5.6.13 Bungalow Court - - - - -

5.6.14 Duplex - — - -

5.6.15 Rearyard House - -- - -

5.6.16 Sideyard House - - - -

5.6.17 Hillside House - - - [ ]

56,18 Large Lot House - - - ®

Key: @ =Type allowed in zone; O = Conditional Use Permit required; - = Prohibited

Notes: (1) Limited to open structures {such as gazebos) with a footprint of 400 sq. ft. or less.
(2) Limited to buildings and structures necessary to suppaort the specific purpose of each open space area.
{3) May indude private institutional buildings with Conditfonal Use Permit as per Table 5-1.
(4} Lirnited to uses allowed per Table 5-1.
(5} Office and workplace uses allowed. Retall limited as per Table 5-1, Note {2}.
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Figure B-1e
East Area 1 Existing Parcel Data

Allowable Density” Potential

APN Acreage | General Plan Zoning* (dufac) New Units
040-0-180-565 409.2 Agriculture Agriculture 1 per parcef* 1
040-0-180-435 251 Agriculture Agriculture 1 per parcel* 1
107-0-200-115 637 Agriculture Agriculture 1 per parcel* 1
107-0-045-015 30 Urban Urban 1 per parcef*™ 1
Total 501 4

Notes:

This table reflects the existing County land use designations for parcels on the East Area 1 site. The City General Plan and

approved Specific Plan will regulate development upon completion of the annexation process, and these parcels will be
subdivided into development sites,

*Farmwotker housing also permitted per state law.
**{ caretaker unit
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4, Underutilized Residential Sites/Redevelopment Potential

The developed residential parcels summarized in Table B-4 (Underutilized Residential
Sites} are considered to have additional development pofential. Based on the
conservative assumptions described below, these parcels could accommodate 341
additional lower-income units. The locations of these sites are shown in Figure B-2.

Redlistic Development Capacity — The parcels listed in Table B-4 were selected based on
Geographic Information System (GIS) data, site inspections, existing conditions data and
analysis of development trends. Residential parcels were considered “underutilized” with
a realistic development potential for the 2008-2014 planning period when the curent
number of units was less than half the maximum permitted under the General Plan and
zoning. As shown in Table B-4 the vast majority of the sites (96%) have only one unit. The
average age of the existing structures is 70 years and the median age is 73 years. The
summary of recent development shown in Tables A-5a through A-5] clearly indicates the
feasibility of developing additional units on such sites. In some cases additional units were
added behind the existing single-family unifs and in other cases the entire site was
redeveloped. The estimated capacity for new units shown in Table B-4 assumes that all
existing units will remain, and therefore only “net" new units have been counted.
However, when a site is cleared and existing units are removed, the RHNA methodology
is based on “gross" new units, therefore this “net” calculation underestimates the true
capacify for RHNA purposes. These two assumptions - at least a 100% potential increase
in units and only counting “net” new units — significantly underestimates the actual
capdcity of these sites.

Affordability assumptions for R2 Parcels ~ More than 75% of the potential development
capacity of the underutilized sites shown in Table B-4 is represented by parcels zoned R3
and R4. The dllowable densities in these zones (21 and 29 units/acre respectively) are
greater than the "default density” of 20 units/acre, therefore under state faw no analysis
of affordability assumptions for development in these zones is required. The maximum
density in the R2 zone is 15 units/acre. As noted previously, all multi-family units surveyed
in Santa Paula, including new units buili since 2006, were renting at low- and very-low-
income rates. The following analysis is infended to demonstrate the financial feasibility of
developing new lower-income units on the R2 underutilized parcels listed in Tabie B-4.

The typical R2 parcel listed in Table B-4 is approximately one-quarter acre with an existing
single-family home. Based on the dllowable density, one or two additional units are
permitted on these parcels (larger parcels can accommodate more than two additional
units). A typical scenario would be for a property owner io build a rental unit(s} on the
rear of the lot. Assuming a size of 1,000 square feet for a 2-bedroom unit and a typical
construction cost of $125 - $160/square foot, the cost of building an additional rental unit
would be approximately $125,000 to $160,000. The monthly mortgage cost of a $140,000
30-year loan at 5.5% interest is approximately $200 and the additional property tax would
be $130/month. The monthly payment for a 15-year fully amortized loan at 5.5% would
be approximately $1.300/month. Since the affordable rental rate for a lower-income 2-
bedroom apartment in Ventura County is $1,750/month, it is clear that construction of
additional units on these R2 properties is financially feasible.
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5. Mixed-Use Development Potential

Vacant and underutilized non-residential parcels having the potential for mixed-use
development are listed in Tables B-5 and B-é, respectively. A total of 101 lower-income
units could be accommodated on vacant parcels while 94 lower-income units could be
accommodated on underutilized parcels.

Redlistic Development Capacity — The capacity of vacant commercial parcels listed in
Table B-5 is based on a density of 25 units/acre. The parcels listed in Table B-6 were
selected based on Geographic Information System (GIS) data, site inspections, existing
condifions data and analysis of development frends. The table provides a description of
existing uses, structure age, and redevelopment potential of underutilized commercial
sites. In determining the potential for mixed-use deveiopment, all commercial parcels not
meeting the following criteria were excluded from the analysis:

» Existing structures occupy less than 50% of the site
« Existing structures over 35 years old
» Potential for lot consolidation with adjacent vacant or underutilized parcels

+ lLocated in an area suitable for mixed-use development (i.e., adjacent to or near
a recent mixed-use project)

Please refer to Chapter IV Section A.1.f for a discussion of the regulations that apply to
mixed-use development and the City's recent experience with such projects.

While the underutilized sites listed in Table B-6 represent addifional development
opportunities, they are not included in the total land inventory for purposes of
demonstrating adeguate sites to accommodate the RHNA.

é. Second Residential Units

The Santa Paula Municipal Code dllows 2nd units in single-family residential districts,
pursuant to state law. A fotal of 14 permits for 2@ units were issued from 2001 to 2007, or
an average of about 2 units per vear. It is antficipated that 2nd unit development will
continue at a similar pace during the 2008-2014 planning period, which would resuli in 14
additional units. Based on affordability categories {see Chapter ll) these units are
expected to rent in the very-low- and low-income range.

B-16 August 2010
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